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PART 1 
 
RECOMMENDATIONS 
 
Planning committee is recommended to resolve that the Draft Development  
Framework Plan/Draft Masterplan for allocated development site KK1 - Land off  
Torquay Road and Embury Place, Kingskerswell, be published for consultation. 
 
1. PURPOSE 
 
1.1 To consider a Consultation Draft Development Framework Plan/Masterplan 

for the site KK1, Land off Torquay Road and Embury Place, Kingskerswell,  
allocated in the adopted Teignbridge Local Plan 2013-2033. 

 
2. BACKGROUND 
 
Teignbridge Local Plan 
 
2.1 The Teignbridge Local Plan 2013-2033 was adopted on 6th May 2014 and  

forms part of the statutory development plan for the area.  Policy KK1 
allocates a site of 8 hectares for a mixed use development comprising the 
following:- 
  

a) a comprehensive landscape and design led masterplan for the site 
produced with continued input and engagement from stakeholders; 
b) delivery of at least 0.5 hectares of employment land with a mix of 
compatible employment generating uses as appropriate to the site and 
its wider context, ensuring that there is also a mix of size of unit; 
c) relocation of existing community hall and investigate the potential to 
provide a larger facility that could accommodate a relocated library, 
offices and small scale retail or food outlet; 
d) at least 170 homes with a target of 30% affordable homes; 
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e) no development within the areas at greatest risk of flooding and 
measures shall be included to manage the disposal of surface water to 
avoid increasing flood risk; 
f) mitigation and compensation measures to deal with any impact on 
bats and cirl bunting breeding territory; 
g) green infrastructure links along the Aller Brook and to existing routes 
adjacent to the site; 
h) land for any future expansion of Kingskerswell Primary School; and 
i) a bespoke Greater Horseshoe Bat mitigation plan for Land off 
Torquay Road and Embury Close must be submitted to and approved 
before planning permission will be granted. The plan must demonstrate 
how the site will be developed in order to sustain an adequate area of 
non-developed land as a functional part of the foraging area and 
strategic flyway used by commuting Greater Horseshoe Bats 
associated with the South Hams SAC. The plan must demonstrate that 
there will be no adverse effect on the SAC alone or in combination with 
other plans or projects. 

 
The Site 
 
2.2 The allocated site includes the existing community hall on Torquay Road,  

adjacent bungalow and the existing sawmill business.  These areas are 
allocated for employment use. The site includes the existing primary school, 
and this area, including a buffer beyond the existing boundaries to the east, 
north and south, is allocated for school use. The rest of the site is allocated for 
housing and includes land to the north, east and south of the school. 
 

2.3 The site boundary, as shown in the Draft Masterplan, varies in part to the 
allocation site. This is shown on a map within the “Analysis and Masterplan 
Concept Draft Masterplan Update” attached at Appendix A.  The site does not 
include the sawmill site, which will continue to operate as a sawmill, nor does 
it include the land to the north of the Primary School and the land to the north 
of Coffinswell Lane.  It does, however, include land to the east of the public 
hall and additional land north and south of the Aller Brook. This increases the 
overall area of the site to 12.3 hectares.  

 
2.4 A Development Framework Plan or Masterplan cannot formally amend the 

extent of a site that has been allocated within the Local Plan and, any 
subsequent planning application that includes this additional land would need 
to advertised and considered as a “Departure” from the adopted Local Plan.  
The changes to the site area and the development area have resulted from a 
number of issues.   

 
2.5 Firstly, following liaison with the Highway Authority, it has been established 

that the only way to provide satisfactory vehicular access to the site is via 
Torquay Road.  The allocated site includes a frontage onto Torquay Road in 
the location of the existing Public Hall and includes the adjacent bungalow to 
the east.  It is then, however, drawn tight along the southern boundary of the 
adjacent sawmill, Timberstore.  Although Savills have approached 
Timberstore, they do not wish to be part of the development.   Therefore, the 
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location of the primary access road, which can only be gained via Torquay 
Road, lies just to the south of the allocation site, beyond the location of the 
bungalow, adjacent to the Public Hall.   

 
2.6 Secondly, the Landscape and Visual Impact Assessment highlighted the areas 

of land to the north and east of the school to be most visually prominent.  
Although the Local Plan allocates these areas for housing, they are proposed 
to remain undeveloped.  The residential development does not extend beyond 
the allocation limits to the east or south, but is contained within a smaller area 
of the allocation site.  The relocated community building does lie just outside 
the allocation site.  It would lie between the primary access and  green 
infrastructure along the Aller Brook.  Its location here would maximize the 
potential to encourage people to interact with the open space.  

 
2.7 Thirdly, the more constrained area for development has led to elements of the 

green infrastructure being provided outside the allocated site boundary.  
Whilst the area allocated for housing to the east of the school is proposed as a 
community orchard with wild flower meadow and as a Local Area of Play, the 
areas of the site outside the allocation, to the north and south of the Aller 
Brook, will form a linear park along the watercourse and will also provide a 
“dark corridor” for Greater Horseshoe Bats. This is considered a meritable 
approach and would deliver way above and beyond the minimum 
requirements for green infrastructure associated with the development in a 
particularly pleasant watercourse valley setting. 

 
2.8 Therefore, whilst the Draft Masterplan cannot seek to formally amend the 

extent of the land allocated for development, the above attempts to explain 
why there is no resistance from officers to the proposals being published for 
consultation, despite non residential elements lying outside the Local Plan 
KK1 site.   

 
Planning Applications 
2.9 The most recent planning applications submitted within the site are as 

follows:- 
 

Torbay Sawmills Site 
04/04260/COU - Change of use from sawmill to manufacturing of timber 
products and the sale of wood and associated products from the property and 
ancillary manufacture of wood products - Approved 
 
03/04073/COU - Change of use from sawmill to manufacturing of timber 
products and the sale of wood and associated products from the property and 
as ancillary there to the manufacture of wood products - Withdrawn 

 
Primary School Site 
03/04283/DCC - Application by Devon County Council under Town and 
Country Planning General Regulations 1992 for extension to staff room 
extension to library and construction of accessible wc and additional 
classroom – No Objection  
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97/02935/DCC - Extension to form 4 classrooms and ancillary accommodation 
with extension to school hall to provide new P.E. store – No Objection 

 
Draft Consultation Development Framework Plan/Masterplan 
 
2.10 The Draft Consultation Development Framework Plan is being prepared by 

way of a developer-led approach, with Savills working on behalf of The Crown 
Estate, which owns the land.    At this moment in time, the Development 
Framework Plan consists of a “Masterplan Update Report” and an “Analysis 
and Masterplan Concept”.  These are attached at Appendix A at the end of 
this report and will be referred to as the Draft Masterplan throughout this 
report. 

 
2.11 Savills are working in liaison with Officers from the Council and, with Devon 

County Council, the Environment Agency, Natural England, the Royal Society 
for the Protection of Birds, the Trustees of Kingskerswell Public Hall and a 
team from Kingskerswell Church of England Primary School. Savills have also 
employed a project team of specialists to help progress detailed matters. 

 
2.12 The Council’s approved “Technical Note for Development Framework Plans 

for Masterplanning the Strategic Site Allocations” suggests early consultation 
and Savills are keen to seek public views before progressing the Draft 
Masterplan too far. This will enable meaningful engagement and allow local 
residents and interested parties to help shape the development. 

 
How Allocation Requirements are met in the Draft Consultation Development 
Framework Plan 

 
 a)   a comprehensive landscape and design led masterplan for the site 

produced with continued input and engagement from stakeholders 
 

2.13 The Draft Masterplan document represents work in progress.  It does not 
constitute the final version of the document and there are matters that have 
yet to be resolved.  However, in line with the guidance contained in the 
Technical Note, Savills wish to consult at an early stage to ensure that public 
opinion is taken into account before progressing the Draft Masterplan to a 
finalised draft. 
 

2.14 Savills have employed the services of SLR Landscape Architects, who have 
undertaken Landscape and Visual Impact Assessment of the site and 
prepared Zone of Theoretic Visibility maps. This has informed the following 
layout principles of the scheme:- 
 

 Retention and enhancement of important landscape features, including 
trees along Aller Brook, setting of old “green lane” to the north west and 
larger trees to the north and north east; 

 Built forms to avoid the highest parts of the site and to promote uses 
suitable to the existing topography; 



 

TEIGNBRIDGE DISTRICT COUNCIL 

 
 Green corridors incorporating tree planting to be created through the 

development, including along existing hedgerows, to break up massing 
of the development; 

 Provide articulated, reinforced edge along eastern boundary to utilize 
as green corridor and to integrate development with adjacent valley; 

 Maximise recreational use of Aller Brook corridor; 

 Link green spaces through coordinated green infrastructure corridors; 
and 

 To respect the setting of adjacent dwellings. 
 
2.15 As described in paragraph 2.7, Savills have been liaising with other 

stakeholders and will be undertaking a six week public consultation including 
exhibitions and the creation of a website.  This is explained in more detail later 
in this report. 

 
b) delivery of at least 0.5 hectares of employment land with a mix of 
compatible employment generating uses as appropriate to the site and its 
wider context, ensuring that there is also a mix of size of unit 

 
2.16 The Draft Masterplan for the site does not currently include any employment 

land, but it does include an element of office space within the relocated 
community building..   

 
2.17 Discussions are ongoing between Savills and the Council’s Economy Manager 

with regard to employment land provision and local demand in the area.  It will 
be beneficial to gain public input on this matter, which may help to shape the 
development and provide an insight into local demand.  The most sustainable 
way to meet local demand will be pursued in liaison with the Economic 
Development Team. 

 
 c) relocation of existing community hall and investigate the potential to 

provide a larger facility that could accommodate a relocated library, offices 
and small scale retail or food outlet 

 
2.18 The Draft Masterplan makes provision for a new Community Hall and Savills 

are in discussions with the Trustees of Kingskerswell Public Hall as to the 
exact size, location and facilities of the replacement Hall.  However, the Hall is 
shown close to the entrance to the site and adjacent to the primary access 
road and, would provide approximately 250 – 300 square metres of 
floorspace.  A 30 space car park would be created adjacent to the hall.  It 
would also be positioned to maximise the use of the adjacent green corridor 
along the Aller Brook. 

 
2.19 With regard to the investigation of a larger community hall that could 

accommodate a relocated public library, this is not included within the Draft 
Masterplan, but there is a willingness on Savills part to discuss this.  Again, 
given that the current Draft Masterplan is work in progress, it is considered 
that there is merit in seeking public views on this aspect and the fact that this 
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issue is unresolved, should not prevent the document from being published for 
consultation. 

 
2.20 Policy KK1 also suggests the inclusion of a small scale retail or food outlet.  

Due to the lack of road frontage, Savills do not wish to pursue this aspect and 
this is accepted by officers, particularly given the more restricted area of 
developable land that has resulted following the Landscape and Visual Impact 
Assessment. 

 
  d) at least 170 homes with a target of 30% affordable homes 
 
2.21 The Draft Masterplan sets out how the site could accommodate in the range of 

170 – 200 dwellings, with a range of house types and sizes, at a density of 
between 30 and 40 dwellings per hectare, providing that the employment land 
is not included.  It confirms how provision will be made for 30% affordable 
housing, unless viability evidence or other material considerations dictate 
otherwise and that the mix and location of affordable housing products will be 
discussed with the Council’s Affordable Housing Enabling Officer in due 
course. 

 
2.22 Provision is made within the Draft Masterplan for 5% Custom Build plots.  The 

Council encourages the provision of a separate vehicular access to custom 
build plots, in order to facilitate early delivery within the wider development.  
This has been investigated, but it is not possible to provide such an alternative 
on this site.  The only potential accesses to the site, with the exception of the 
primary access off Torquay Road, would be either via a private road or 
adjacent to the primary school, where additional vehicular traffic would not be 
acceptable. However, the plots are positioned in the north west of the site to 
facilitate delivery prior to 50% completion.  The Update Report does refer to 
the “cascade” mechanism set out in the Custom and Self Build Supplementary 
Planning Guidance, which identifies a process and timescales for the 
reversion of custom build plots to land for market housing in the event of a 
lack of viable demand.  Given recent interest expressed to the Council with 
regard to the availability of custom build plots, it is expected that there will be 
sufficient demand for the 9 – 10 plots that would need to be provided. 

 
e) no development within the areas at greatest risk of flooding and 
measures shall be included to manage the disposal of surface water to 
avoid increasing flood risk 

 
2.23 Whilst the majority of the site, as identified on Environment Agency Maps, lies 

within Flood Zone 1 (land assessed as having a less than 1 in 1000 annual 
probability of river flooding), there are lower lying areas of the site along the 
Aller Brook that lie within Flood Zone 2 (land assessed as having between a 1 
in 1000 and 1 in 100 annual probability of river flooding) and Flood Zone 3 
(Land assessed as having a greater than 1 in 100 annual probability of 
flooding). 

 
2.24 The Environment Agency flood risk maps take a precautionary approach to 

flooding and Savills have employed the services of Peter Brett Associates to 
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undertake flood modelling of the Aller Brook.  The layout of the development 
has been based on this hydraulic modelling and all residential development is 
located within Flood Zone 1. The Public Hall, and approximately half of the car 
park that would serve it, is located within Flood Zone 1 and the remaining half 
of the car park within Flood Zone 2. 

 
2.25 The primary access to the site lies within Flood Zone 2.  The possibility of 

raising ground levels has been investigated and is unfeasible.  The potential 
for a primary access off Coffinswell Lane is also unacceptable, due to the 
conflict between additional traffic and the primary school.  Therefore, the 
primary access to the site must be off Torquay Road.  An emergency access 
will be created via the green lane adjacent to the primary school.  This will be 
used as a pedestrian and cycle link, but will be restricted to emergency 
vehicles only, who would be able to gain access to the site should the primary 
access ever be flooded. The Highway Authority has confirmed satisfaction 
with this approach.   

 
2.26 Discussions are ongoing with the Environment Agency and the development 

will need to satisfy their Sequential Testing. 
 
2.27 An assessment of surface water run off rates has also been undertaken and 

attenuation ponds, rain gardens, swales and below ground storage will be 
used to attenuate the additional surface water run off from the development. 
Details of these measures are yet to be included and will be the subject of 
further discussions between the Environment Agency, Devon County Council 
Land Drainage and the Council’s Drainage Engineers.  

 
2.28 It is not considered that the absence of these drainage details would prevent 

meaningful public consultation and should concerns be raised, further public 
involvement is perfectly possible. 

 
f) mitigation and compensation measures to deal with any impact on 
bats and cirl bunting breeding territory 
 

2.29 Savills have employed the services of EAD Ecology who are in the process of 
undertaking comprehensive survey work in relation to ecology, including Cirl 
Buntings and bats, including Greater Horseshoe Bats. This survey work will 
not be completed until the end of October, but to date three Cirl Bunting 
territories have been identified; bats have been identified, but no bat roosts 
found.  Data also identifies one active and one inactive badger sett; 5 slow 
worm recordings and otter spraint. 

 
2.30 The Draft Masterplan identifies a ”dark corridor” along the Aller Brook, which 

would serve as a flyway for the Greater Horseshoe bats and enable 
permeability in an east/west direction through the development. Discussions 
are ongoing between EAD Ecology and the Royal Society for the Protection of 
Birds as to the most appropriate way to mitigate/compensate for the impact on 
Cirl Buntings.   
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2.31 Whilst the survey work is not complete, this is not considered to prevent 

meaningful engagement with the public and other stakeholders, which will 
include parties representing wildlife interests. 

 
g) green infrastructure links along the Aller Brook and to existing routes 
adjacent to the site 

 
2.32 The Draft Masterplan includes:- 
 

 The creation of a linear park along the Aller Brook, combining exercise, 
wildlife, drainage, landscape enhancement, public art and food growing areas; 

 Green corridors throughout the development, including hedgerows and trees 
for the benefit of wildlife, the landscape and amenity, including pedestrian and 
cycle links between the public hall and the green lane to the south of the 
primary school; 

 Community orchard at the north of the site; 

 Public open spaces, including natural greenspace, a Local Equipped Area of 
Play (LEAP) and a Local Area of Play (LAP); 

 Possible restricted access to wildlife site in the south west of the site. 
 
2.33 Given the enlarged area of the site in relation to the Local Plan Allocation Site, 

it is possible for the development to achieve in the region of 7 hectares of 
open space (on an overall site of 12.3 hectares). This is way in excess of the 
policy requirements and provides an opportunity to deliver enhanced 
opportunities for exercise, recreation, quiet contemplation, wildlife and 
sustainable movement. 

 
h) land for any future expansion of Kingskerswell Primary School 
 

2.34 Devon County Council has confirmed that, given the recent expansion of the 
school, no land is required to be reserved for the future expansion of the 
Primary School. Furthermore, the site as identified within the Draft Masterplan 
does not include land to the north of Kingskerswell Primary School.  

 
i) a bespoke Greater Horseshoe Bat mitigation plan for Land off 
Torquay Road and Embury Close must be submitted to and approved 
before planning permission will be granted. The plan must demonstrate 
how the site will be developed in order to sustain an adequate area of 
non-developed land as a functional part of the foraging area and 
strategic flyway used by commuting Greater Horseshoe Bats 
associated with the South Hams SAC. The plan must demonstrate that 
there will be no adverse effect on the SAC alone or in combination with 
other plans or projects. 

 
2.35 The Draft Masterplan does not contain a bespoke Mitigation Plan for Greater 

Horseshoe Bats (GHBs).  However, discussions are ongoing between EAD 
Ecology and Natural England, to determine the areas of non-developed land 
required so as to prevent any likely significant effect on the species.  The Aller 
Brook will be utilized as a dark corridor and will enable permeability through 
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the site in an east/west direction, which enables the GHB roost at Chudleigh to 
be connected to the rest of the South Hams Special Area of Conservation for 
GHBs.  

 
2.36 A mitigation strategy will need to be further developed and will need to be 

included in the finalised Draft Masterplan, which itself will be the subject of 
screening under Strategic Environmental Assessment  and the Habitats 
Regulations. 

 
Consultation 
 
2.37 Savills are keen to engage with the public as soon as possible. Although 

details have not yet been finalized, a six week period of public and stakeholder 
engagement is intended, along with a dedicated project website, two day 
public exhibition to be held in venue(s) in close proximity to the site and, a 
letter drop to local residents and businesses.  The letter drop is likely to reach 
2259 households and 46 businesses.  The Local Ward Members and 
members of the Planning Committee will also be invited.  There will be some 
level of Officer attendance to these exhibitions. 

 
2.38 Savills are also in discussion with Kingskerswell Primary School and are in the 

process of arranging for the pupils of the school to go on site with EAD 
Ecology (Savills’ Ecology Consultants) to learn about the local ecology and to 
take part in some survey work. 

 
2.39 The intended level of public engagement is welcomed. 
 
SEA and HRA Screening 
 
2.40 As a Plan or Programme that sets out the framework for future development, 

the local planning authority will have to determine whether the finalised Draft 
Development Framework Plan/Masterplan requires Strategic Environmental 
Assessment, but this is not required at this stage.  Screening under the 
Habitats Regulations will also be required for the Finalised Draft. 

 
3. MAIN IMPLICATIONS 
 
3.1 Once finalised and approved, the Development Framework Plan/Masterplan 

will be a material planning consideration.  It will be used to prevent piecemeal 
development of the site through the submission of unrelated planning 
applications and ensure that the overall allocation requirements are delivered 
comprehensively throughout the site, should individual planning applications 
be submitted for parts of the site.  

 
3.2 It should be made clear that, at this stage, Members are not resolving to 

approve the current Draft Masterplan in any way, but to resolve that sufficient 
information is available to members of the public and other stakeholders, to 
enable them to provide meaningful comments in relation to the emerging 
development scheme.  
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4. GROUPS CONSULTED 
 
4.1 Initial consultations have been undertaken within the Council and with other 

external organisations.  The comments received are as follows:- 
 

TDC Affordable Housing Confirmed the need to meet the 30% affordable 
housing target and that the tenure should be split 
70:30 between affordable rented accommodation 
and intermediate accommodation. The inclusion 
of step free accommodation (bungalows) is 
recommended as this is a sought after form of 
accommodation.  

TDC Senior Arboricultural 
Officer 

Has reviewed the Tree Survey and Tree 
Constraints Plan submitted and considers the 
approach used to date to be acceptable. 
Encourages site promoters to produce a more 
detailed constraints plan to inform the specific 
layout of houses and their gardens, in order to 
ensure a satisfactory spatial relationship between 
the proposed development and retained trees. 

TDC Landscape Officer Has no undue concerns but suggests that the 
orchard planting be agricultural in character to 
prevent erosion of the surrounding strong 
agricultural character.   

TDC Economy Manager Ongoing discussions 

Devon County Council Education comments included at paragraph 2.34. 
 
The Highway Authority has confirmed that the 
primary access details area acceptable in 
principle and will need to take into account the 
new Traffic Order for the area and, that the 
details of the emergency access are acceptable 
in principle, providing that it is restricted to 
pedestrians, cyclists and emergency vehicles 
only, with removable bollards in place. The 
Authority also advises how the drainage design 
for the section of road through Flood Zone 2 will 
need to respond appropriately. 
 
With regard to flood risk, the need to manage 
surface water through a variety of measures, 
including permeable paving, rain gardens, green 
roofs and swales, is emphasised. 
 
The Historic Environment Services suggest that 
archaeological investigation work will need to be 
undertaken and assessment of the impacts of the 
development on the historic environment 
included within any subsequent planning 
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application. 
 
The County Council Waster Services advise that 
a Waste Audit Statement will be required with 
any subsequent planning application. 

South West Water Has confirmed that there is foul sewerage 
capacity and capacity within the clean potable 
water supply.  It has also confirmed that surface 
water will need to be dealt with on site. 

NHS Confirmed that Kingskerswell Health Centre 
would have the capacity to provide the primary 
health care for this development without any 
significant chances in infrastructure. 

BT Advised that the developer should contact their 
preferred telecommunications network provided 
to request a new sites connectivity assessment. 

Church of England Responded with no comments. 

 
5. TIME-SCALE 
 
5.1 Should the Planning Committee resolve that the Draft Masterplan be 

published for consultation, it is likely that this would take place between the 
end of October and mid-December.  

 
6. FINANCIAL IMPLICATIONS 
 
6.1 There are no direct financial implications arising from the recommendation 

contained in this report. However, once agreed, the Development Framework 
Plan/Masterplan will support the delivery of the development site, which will 
generate CIL receipts and New Homes Bonus for the Council. 

 
7. JUSTIFICATION 
 
7.1 In accordance with the Council’s Technical Guidance Note, which encourages 

early engagement with stakeholders, including the public, Savills are keen to 
publish their Draft Masterplan for consultation.  This ensures that the 
development can be shaped in a meaningful way by the comments received.  
Whilst the Draft Masterplan includes proposals for land outside the allocation 
site, which can only be addressed formally by way of a planning application, 
officers consider that the proposals have been created through an informed 
process and represent an appropriate way to deliver aspects of the 
development. The outstanding matters will continue to be shaped through the 
representations received and through liaison with the relevant internal or 
external body. 

 
7.2 The Development Framework Plan/Masterplan is required under the terms of 

criteria (a) of Policy KK1 and, once a Final Masterplan has been agreed by the 
Plnning Committee, it will support decision making as a material planning 
consideration.  It will assist to bring forward appropriate development in this 
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location, supporting the provision of a five year supply of housing land within 
Teignbridge. 


